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List approximate number of particlpants:
5520 (Lat 4po~

List approximate number of spectators: M%W ..44"4“\"77 Nen 9 rend )
SO
List expected peak number of spectators: ﬁﬁ*f

Will alcoholic beverages be served? O Yesﬂ No
(all liquor vendors must be individually licensed with Douglas County Sheriff’s Office)

Will food and/or beverages be served? D Yes D No
(all concesslonaires must be licensed and operate under a valid health department permjt uant -

|
to NRS chapter 446')}""’( nﬂyfv A/8 WW -
Wiil there be live music? mYes One :
_nl. e of Music e atlsctatl datl

- If Yes, Name of Performer(s)

+ TYP
Name of Insurer: % 2 .,z‘u W 447'

Limits of lability:

Address of Insurer:

Street City State  Zip code A
Y - g% y{%
Policy number: d a,u;’ Yoy ar,/f /%MZ@( o
oW e /1.7 vaces

1, the undersigned, have answered ali questions In this application and to the best of my
knowledge all answers are true and correct. I further understand that disclosure of any false,
misleading or incorrect answers could result in the denial of the permit. The filing of the application
does not authorize the conducting of any business for which a permit is required, and any carrying
on of such business before a permit Is issued may aiso be grounds for denial of a permit.

LA Bt 1he )5

Signature of Applicant " Date
Pl Ntisi o b ciom Lhryund The whste Howse
Name 6f Applicant Contact Emall Address

STorlsld g ¢ Al

Outdoor Festival Packet: Revised May 2009 S T T Pages



"THE WHITE HOUSE"™
BOOTH LAYOUT

AMENITIES

4 Sani-Huts
2 Hand Washing Stations
8-12 Trash Cans
1 Trash Bumpster

1 Golfcart
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Fire Extinguishers -5 in
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Resolution No. 2015R-019

A RESOLUTION ACCEPTING MAINTENANCE RESPONSIBILITIES FOR
ROMANS ROAD

WHEREAS, the Douglas County Board of Commissioners did, on August 11, 1994,
establish a Policy and Procedure for accepting paved roads offered for dedication and
constructed to County standards; and

WHEREAS, Romans Road was accepted through BLM Grant N-78552 and constructed
to the applicable construction standards in effect at that time; and

WHEREAS, it is in the best interests of the public that Douglas County accept Romans
Road for maintenance.

NOW THEREFORE, BE IT RESOLVED that the Douglas County Board of
Commissioners accepts maintenance responsibilities for Romans Road as indicated on the
attached Exhibit “A.”

Adopted this day of March, 2015, by the following vote:

AYES:

NAYS:

ABSENT:

ABSTAIN:

Doug N. Johnson, Chairman
Douglas County Board of Commissioners
ATTEST:

BY:

Kathy Lewis, Douglas County Clerk-Treasurer

BY:

Laure Penny, Clerk to the Board
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February 26, 2015 H ‘WF?W Eﬂ

“EB 27 2015

wagias County Menzpey
My name is Kelly Holt and I am writing to you in regard to the Solar Facility being proposed to you on March 5,
2015.

Dear Commissioner Johnson,

This project is adjacent to our home that I and my husband have lived in for 24 years.

When we bought our property in 1990, and like the other 19 homeowners affected by this project, we chose a
RESIDENTIAL area that had large lots, open space, and quiet majestic views of the valley and both mountain
ranges. We did not buy near a commercial or industrial area nor were there any proposals for any at the time.

Title 20.01.020 of the Consolidated Development Code; General Provisions; Consistency with the Master Plan
states: The board of county commissioners finds and declares that this title is adopted to promote the public interest,
health, safety, morals, convenience and general welfare; to preserve recognized values of historic and community
appearance, charm and character; to safeguard and enhance property values; to avoid undesirable concentrations of
population; to prevent overcrowding of land; and to provide the economic and social advantages gained from a
comprehensively planned use of land resources.

I believe it is your duty to preserve our recognized community appearance, charm and character and to safeguard
and enhance our property value. A 325 acre solar farm across the street from my home will only degrade the value.
Do 15 foot high solar panels and high chain link fences with barbed wire tops preserve our views? No. Do 1,000
moving solar panels preserve the character of our community? No. Will my property value be enhanced? No,
definitely not.

The search for information regarding property devaluation has been difficult. Solar facilities are popping up all over
the country, mostly small scale facilities consisting of 20 or fewer acres and the large ones have been located in
more remote locations not next to homes. All of the locations are so new that there isn’t any data involving sales.
So it stands to reason that common sense must be used. A dramatic change in views and privacy of a property
would injure property value. Let me give you an example using common sense. You are a home buyer about to
spend over $500,000 on your dream home in the country with acreage to raise animals. You have narrowed your
search to two properties. Each is exactly the same in every way, except, one is beside sage farmland with cows
grazing and the other is beside a 325 acre solar facility. Which one would you choose? I would choose the cows.

As part of the special use permit process, the first finding states that the proposed use at the specified location is
consistent with the policies embodied in the adopted master plan. LU Policy 2.4 states that Douglas County shall
use its planning and development regulations to protect residential neighborhoods from encroachment of
incompatible activitics or land uses which may have a negative impact on the residential living environment. Again,
it is your duty to protect our neighborhood from negative impacts like a solar facility.

A solar facility that sells power for profit is a commercial / industrial use which is not compatible with this
residential area. This land is zoned for residential.

Another land use policy that I believe is relevant is LU Policy 3.4 which states that Douglas County shall only
approve special use permits that are consistent with the Future Land Use map. Our neighborhood is designated
Rural Residential, not commercial.

This East Valley area is not compatible with commercial uses. The East Valley Community Plan in the Land Use
Element of the Master Plan states that goal 1 is to preserve and enhance the character of the existing rural
development in the East Valley community. It also states in EV Policy 1.3 that Douglas County should plan for a
buffer or transition area separating urban land uses from existing rural residential use. A 100 foot setback is not an
acceptable buffer when we all have 10+ acre parcels. The proposed site also rises in elevation from my nEonestamasiion
also East Valley Road, so trees would have to be very high to hide it.
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OFFICIAL ZONING MAP - DOUGLAS COUNTY, NV
EAST VALLEY COMMUNITY PLAN
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Chapter 2: Land Use Element
Page 26 of 176

East Valley Community Plan

Location and General Description

The East Valley Community Plan is located on the east side of the Carson Valley south of
the Johnson Lane community. The community enjoys views across the Carson Valley
agricultural lands and open spaces with the scenic vistas of the Sierra Nevada Mountains
and Pinenut Mountains.

The community of East Valley consists of approximately 9,922 acres and is primarily
composed of low density residential lots, agricultural lands, and public lands. There are
two significant non-residential areas generating an employment base within the
community. The majority of this employment is attributed to the Bently Science Park
and the Aervoe-Pacific Corporation. Future industrial development expansion would be
most appropriately located in the Bently Science Park and the Aervoe Industrial Park
areas. Each of these industrial areas are planned to have the full array of urban services.

The primary design feature of the existing community of East Valley is the large lot
residential development often on scattered irregular-shaped parcels.

There are some areas of moderate (between 10 percent and 30 percent) to steep (greater
than 30 percent) slopes at the higher elevations in the eastern portions of the community.
Agricultural lands adjacent to Orchard Road south of Buckeye Road to the southern
limits of the community plan are considered prime farmland.

The 2010 population of East Valley is 1,524 people.

Existing and Future Land Use

Land Uses in the East Valley Community include irrigated agriculture, private range
land, and rural residential. There are 5,015 acres of existing residential developments.
Of the 5,015 acres of residential development, 4,779 acres or 95 percent are developed
with lots greater than one acre.

There are approximately 5,172 acres of non-residential land in East Valley. The non-
residential uses include 871 acres of industrial; 20 acres are designated for utility uses
and 64 acres for the Eastside Memorial Cemetery. The majority of undeveloped, non-
residential land is private, undeveloped land, consisting of 2,038 acres.
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Key Issues

Maintain Rural Atmosphere

Community residents supported quality growth which maintains the low density
residential development pattern that currently exists with minimum lot sizes of generally
2 to 5 acres.

Open Space Preservations

Clustering development and separating land uses with areas of large lot residential
development can help preserve the rural atmosphere.

Airport Compatibility

Land use and future development of the community should be compatible with airport
operations and land use.

Provision of Appropriate Levels of Service

Rural service standards should be provided in the rural communities while respecting the
character of the community. Adequate urban services need to be provided in advance of
any urban development.

East Valley (EV) Community Plan Goals, Policies, and Actions

EV Goal 1 To preserve and enhance the character of the existing rural
development in the East Valley community while establishing
urban development that is compatible with the built and natural
environments.

EV Policy 1.2 Douglas County shall designate East Valley as a community with rural
and potential urban service areas. The two industrial areas, Bently
Science Park and Sawmill Road, shall be developed with urban
services as they become available.

EV Policy 1.3 Douglas County should plan for a buffer or transition area separating
urban land uses from existing rural residential use.

EV Policy 1.4 Douglas County shall designate areas for industrial development and
provide for industrial expansion to accommodate existing industry, to
provide employment opportunities, and to support County-wide
economic development policies.
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EV Policy 1.5

EV Policy 1.6

EV Policy 1.7

EV Goal 2

EV Policy 2.1

EV Policy 2.2

EV Policy 2.3

EV Policy 2.4

EV Policy 2.5

EV Policy 2.6

EV Goal 3

EV Policy 3.1 -

Douglas County shall work with the BLM to identify areas to be
included as permanent publicly accessible open space along the
eastern side of the East Valley community.

The Orchard Road corridor will be maintained at a ten (10) acre
minimum lot size.

All single-family estate designations within the community shall be
maintained at a two (2) acre minimum parcel size.

To ensure the timely provision of community facilities and
infrastructure at levels adequate for the rural and urban areas of
the East Valley community.

Douglas County shall cooperate with other providers to plan and
provide public facilities and services to the urban development area of
the East Valley community at established urban levels of service.

Douglas County shall cooperate with other providers to plan and
provide public facilities and services to the rural development areas of
the East Valley community at established rural levels of service. The
County shall work to upgrade facilities in existing rural areas over
time and with available resources.

Douglas County shall allow the use of individual sewage disposal
systems and domestic wells for service in rural residential areas of
East Valley, unless community water and sewer systems are available
or continuing water quality studies identify the need for community
systems.

Douglas County shall require community water and sewer systems for
new development in urban areas of East Valley.

Douglas County shall require the provision of urban services to all
industrial and commercial development in the East Valley area in
accordance with service areas consistent with this plan.

Douglas County shall plan, construct, and operate parks in the East
Valley community consistent with the County’s park standards
established in the Parks and Recreation Element.

To provide appropriate public safety service to the East Valley
community.

Douglas County shall cooperate with the East Fork Fire & Paramedic
District to provide adequate fire response times and fire suppression
facilities for the East Valley community. The establishment of a
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EV Policy 3.2

EV Goal 4

EV Policy 4.1

EV Policy 4.2

volunteer fire department in the East Valley community may be
necessary to implement this policy.

Douglas County shall work with the East Fork Fire & Paramedic
District and water providers to make available sufficient fire flow to
meet the needs of the East Valley community. The development of
fire fill stations or other water storage may be necessary to implement
this policy.

To preserve and provide recreational opportunities and open
space areas appropriate to this rural community.

Douglas County should cooperate and strongly encourage the BLM to
plan, design, and maintain trails and public access points to the Federal
lands. Hiking, bicycling, and equestrian trails should be planned with
appropriately designed trailheads.

When adjacent to Federal lands, development as part of a Land
Division Application shall provide access to Federal lands as
determined by the Board of Commissioners.
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Map 2.4
East Valley Community Plan Future Land Use Map

DOUGLAS COUNTY MASTER PLAN

FUTURE LAND USE - EAST VALLEY COMMUNITY PLAN

TOER T B T
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General Land Use (LU) Goals, Policies, and Actions

Community Balance

LU Goal 1

LU Policy 1.1

LU Policy 1.2

LU Goal 2

LU Policy 2.1

LU Policy 2.2

LU Policy 2.3

LU Policy 2.4

LU Policy 2.5

To maintain a land use plan that manages growth at a sustainable
rate to maintain the treasured qualities of the county.

Douglas County shall work with the State Demographer to determine
the growth projections on a regular basis. This shall be used as a basis
for updates to the land use plan and build out analysis.

Douglas County shall update land use plans and build out analysis
when new projections are available.

To retain the beauty, the natural setting and resources, and the
rural/agricultural character of the county while providing
opportunities for managed growth and development.

Douglas County shall establish and maintain its land use plans to
provide areas for different types of future land use and intensity and
shall plan public services and facilities appropriate to the planned land
uses.

Douglas County shall plan for areas identified as rural communities,
urban communities, agricultural areas, and other non-urban areas. The
policies in this Land Use Element and in the Community Plans shall
pertain to these distinct areas of the county.

In planning for growth of its rural and urban communities, Douglas
County shall give first priority to development of vacant or under-
utilized land within the communities (“infill” and “redevelopment”)
and second priority to development that expands the community. The
County’s policies regarding public service provision shall support
these priorities.

Douglas County shall use its planning and development regulations to
protect residential neighborhoods from encroachment of incompatible
activities or land uses which may have a negative impact on the
residential living environment.

Proposed non-residential development adjacent to residential
neighborhoods shall be designed and sited to protect the privacy of
residences.
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LU Policy 2.6

LU Policy 2.7

LU Policy 2.8

LU Policy 2.9

Land Use Map

LU Goal 3

LU Policy 3.1

LU Policy 3.2

LU Policy 3.3

LU Policy 3.4

LU Policy 3.5

Douglas County shall require the undergrounding of new utility lines
and shall work with utility providers to encourage the undergrounding
of existing above ground utility lines.

In reviewing development proposals, Douglas County shall consider
issues of community character, environmental impact, resident
security and safety, aesthetics, and efficient service provision.

The County should include provisions within the Development Code
for acquisition, construction, and maintenance of trails and trailhead
facilities during project review. Such provisions may include allowing
developers to utilize a density transfer for land set aside for public
access or waiver of Parks and Recreation fees in lieu of dedication of
such lands to the County.

Douglas County shall include within its Development Code provisions
for review and approval of exterior lighting to reduce negative impacts
to the community while preserving the night skies of the county.

To use the Master Plan Future Land Use Map to graphically
depict the County’s desired community land use pattern and
character.

Douglas County shall maintain current land use and zoning maps and
make them available to the public.

The Douglas County Master Plan Future Land Use Map shall be
defined as the set of maps depicting future land use in each region or
designated community and in other areas of the county. This set of
maps shall establish the general pattern of land use and intensity
appropriate to achieve the County’s goals.

Douglas County shall revise its zoning districts and other development
regulations as appropriateand on a continuing basis to allow
development compatible with the Master Plan land use designations.

Douglas County shall only approve requests for rezoning, special use
permits, the division of land, or other new development proposals or
public projects that are consistent with the Future Land Use Map, the
policies contained in this Land Use Element, and the other Elements of
this Master Plan.

Douglas County shall allow higher densities than shown in the land
use plan in Receiving Areas provided there are significant densities
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LU Policy 3.6

LU Policy 3.7

LU Policy 3.8

Community Plans

LU Goal 4

LU Policy 4.1

being transferred from the Sending Areas and the development
character is consistent with the overall residential area where the
project is proposed.

Clustering of units at densities above the range shown on the Land Use
Map may be approved on properties which include floodplains, steep
slopes, or other environmentally sensitive areas, if the cluster results in
the use of development potential outside these sensitive areas and
includes easements (or other mechanisms) to permanently retain
sensitive areas as open space. In no event shall clustering result in a
higher density for the overall project than the density shown on the
Land Use Map for the property, except as approved through density
bonus provisions.

Within all land use designations, the following factors, as further
defined in the Development Code, shall be considered in reviewing
and approving individual development proposals: a) outstanding
project design including sustainable planning practices; b) retention of
the site’s natural topography and vegetation; c) design supportive of
conservation of energy use; d) inclusion of amenities or designs that
enhance the community’s desired character; €) protection of moderate
or steep slopes, floodplains, or active fault zone areas; f) location in a
high fire hazard area; g) appropriate setbacks, access and traffic
circulation according to established standards; h) the County’s ability
to achieve other Master Plan goals and policies; i) ability to meet
established levels of service and follow facility design requirements;
and j) provision of affordable housing units or employment
opportunity for low and moderate income residents.

The Master Plan’s Future Land Use Map shall not be interpreted to
affect the status of existing uses, densities, or intensities that are not
consistent with the land use designation shown on the Land Use Map
for the site. Such uses shall be considered legal non-conforming uses
and the Development Code shall set forth specific provisions to
implement this policy.

To recognize the distinct character of individual communities and
encourage land uses consistent with this character.

Douglas County shall adopt Community and Regional Plans to
establish the special goals and policies necessary to reflect and
enhance each community’s desired character. These plans shall be
part of the Douglas County Master Plan.
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LU Policy 4.2

The Future Land Use Map contained in each Regional and Community
Plan shall be interpreted according to the policies set forth in this Land
Use Element.

Urban Communities

LU Goal 5

LU Policy 5.1

LU Policy 5.2

LU Policy 5.3

LU Policy 5.4

LU Policy 5.5

LU Policy 5.6

To identify particular areas within Douglas County for
development as distinct urban communities.

In identified urban communities, the goals and policies of adopted
Community Plans shall apply as well as the policies contained in other
sections of the Master Plan.

Douglas County shall designate “Urban Service Areas” within
identified urban communities. Urban Service Areas are those areas
where development of an urban character exists or is developing. New
development in these areas may be approved by Douglas County if it
is consistent with the land use designations shown on the Land Use
Map, if services are available at the appropriate urban levels, if
applicable policies of the Community Plan and Master Plan have been
met, and developed in accordance with the provisions of the
Development Code.

Douglas County shall plan urban communities to provide a balance of
land uses, including sufficient commercial area to meet the needs of
community residents.

Within Urban Service Areas, Douglas County shall plan locations for
Multi-Family Residential uses along collector or arterial streets,
adjacent to non-residential uses, and adjacent to other residential areas
where the site configuration and project design can provide
compatibility between residential uses. Designated areas shall be
limited in size and location to not overly concentrate the multi-family
use.

Douglas County shall review the design of all multi-family residential
projects to provide future residents with a safe and functional living
environment, while maximizing project compatibility with
surrounding uses, existing and planned. The design review process
shall address issues including, but not limited to, site design,
circulation and access (including access for people with disabilities),
landscaping, recreational amenities, energy conservation, grading,
drainage, and lighting.

Douglas County shall provide for the use of flexible community design
techniques within Urban Service Areas to establish or revitalize
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LU Policy 5.7

LU Policy 5.8

neighborhoods. Mixed-Use Commercial projects, high-density
traditional design, and Planned Developments are examples of these
techniques, which should be considered when site design or
neighborhood compatibility concerns can best be addressed by a
project with a mix of uses or densities.

Douglas County and/or other entities shall plan and provide for
services to urban communities at established urban service levels.

Residential office uses shall be consistent with both the Single-Family
Residential designation and Commercial designation provided by and
established in accordance with the Douglas County Development
Code.

Rural Areas and Communities

LU Goal 6

LU Policy 6.1

LU Policy 6.2

LU Policy 6.3

LU Policy 6.4

To identify particular areas within Douglas County where the
residents desire to preserve or develop distinct rural communities.

In identified rural communities, the goals and policies of adopted
Community Plans shall apply in addition to the policies contained in
other sections of the Master Plan.

Rural areas and communities are those areas where development of
rural character exists or is developing. New development in these
areas may be approved by Douglas County if it is consistent with the
land use designations shown on the Future Land Use Map, if services
are available at the appropriate rural levels, if other policies of the
Community Plan and Master Plan have been met, and developed in
accordance with the provisions of the Development Code.

Rural development, for the purposes of this Master Plan, shall include
the residential land use designations of “Single-Family Estates™ and
“Rural Residential.” Rural development may include local-serving
commercial, limited industrial, public, recreational, or agricultural uses
as are appropriate to the particular rural community.

Douglas County and/or other entities shall plan and provide for
services to rural communities at established rural service levels.

Commercial and Industrial Land Uses

LU Goal 7

To identify particular areas in Douglas County for commercial
and industrial development, consistent with the County’s
Economic Development Element.
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ERC Goal 15

ERC Policy 15.1

ERC Policy 15.2

ERC Policy 15.3

ERC Policy 15.4

ERC Action 15.1

ERC Action 15.2

To encourage the efficient use of available energy reseurces and to

provide incentives for energy conservatien in construction.

The County shall support the development of non-polluting renewable
energy sources, such as solar, wind and geothermal energy, through
the provision of appropriate land use designation and development
regulations, which provide for on-site use of these energy resources.

The County shall encourage incorporation of energy conservation
features in the design ofall new construction and substantial
rehabilitation projects, both public and private.

The energy-efficiency of proposed new development should be
considered when land use and development review decisions are
made. The County’s development regulations and design guidelines
shall include provisions for protecting solar access, for siting structures
to maximize natural heating and cooling, and for landscaping to aid
passive cooling protection from prevailing winds and maximum year-
round solar access.

The County should encourage development which utilizes geothermal,
solar, wind, biomass and other alternative energy resources that are
compatible with the environment.

The County will investigate the feasibility of draft green building code
regulations and will include incentives in Title 20 to increase green
building construction.

In order to improve energy efficiency and reduce the cost of operating
the County’s buildings, prioritize and fund projects recommended in
the Douglas County Energy Audit (2011) in the CIP.
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To: Douglas County Staff and Douglas County Planning Commission

From: Grant Bell and Kristen Dufloth

e AEGEIVED

FEB 2 7 2015
Re: Special Use Permit for Solar Voltaic Facility
Application DA-14-070 Bouglias County Manzger
Appeal (ref. AP 15-001)
APNs: 1320-14-001-008, 1320-14-002-018, 1320-13-000-006, 1320-12-000-007

RE: Agenda Item # 9
Ordinance 2015-1433
Zoning Text Amendment

Dear Douglas County Board of Commissloners;

It saddens us to hear that this item has been placed back on the agenda after being voted down in
January of 2015. We reside at 1835 Eldon Way in Minden, NV. This is our first home that we have purchased. It's
nothing special, nothing elaborate, but it is OUR home. We love our views, neighbors, and the peaceful quiet of
the desert that surrounds us. This couid all be taken away from us if you choose to allow the Solar Voltaic Facility
to be built by Dave Azzam of E. ON Climate & Renewables.

It isn’t about the views of our home, nor the fact that we increased our property value by investing our
life savings into the house and property, and have begun to create our lives on this small piece of property, it is
about the fact that big money is coming in and telling you what YOU need to vote on. They are taking every avenue
to get what they want (item 9 on the March 5 agenda: changing the zoning text ordinance 2015-1433). This item
{special permit) was sent to the Board in January, and you did the RIGHT thing! You voted it down and took into
account the existing zoning ordinances (section 20.658.020). This item was denied, and because of the big money
that these stakeholders have, they are able to challenge your authority again! Please, do not be pressured into
changing our community. STAND FIRM ON YOUR PREVIOUS DECISION!!

According to ordinance 20.604.060, Douglas County states that: When considering applications for the
special permit use , the commission or board, where applicable, must evaluate the impact of special use on and its
compatibility with surrounding neighborhoods to ensure the appropriateness of the use of that particular location
and make the following findings: {A) the proposed use at the specified location is consistent with the policies
embodied in the adopted master plan and the general purpose and intent of the applicable district regulations,
This IS NOT consistent with the East Valley Community Plan that is in place, STAND FIRM ON YOUR PREVIOUS

DECISION!

Now the investors want the zoning ordinace changed. They are trying to sway you by the introduction of
ordinance 2015-1433, to change the language in the existing plan to include “renewable energy generation” and to
add a footnote exempting the above ground utility projects. What is this teaching our future generations? lama
6" grade teacher in Lyon County. it would be a shame if we taught our future generation to bully others with
money, words, and threats. Please be an example for the future. Please, STAND FIRM IN YOUR PREVOIUS

DECISION{!

What about the glare and reflection impact on the airport? How can we be assured that this facility won’t
be blinding our pilots as they are trying to land and take off from the airport? | haven’t seen any plans for this?
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Has the airport? According to the FAA, the developer should be in contact with the airport and regulations are to
be followed when a solar field is placed near an existing airport. Don’t let an “accident waiting to happen” occur.
STAND FIRM IN YOUR PREVIOUS DECISION{!

You must take into account the impacts that a solar facility can have on the environment. The space
needed to run a facility, directly impacts the top soil, habitat, wildlife, and vegetation of the area. Facilities of this
nature create a visual impact and noise violations as they rotate toward the sun. Some photovoltaic panels
contain hazardous material. Although they are sealed, there is the potential for one to break and contaminate the
environment. The rotation mechanisms contain oil, hydraulic fluid, coofants, and other lubricants. Should these
leak or break, our soil and ground could be contaminated, too. STAND FIRM IN YOUR PREVIOUS DECISION!!

So now a possible solution... the BLM offers land that specializes, and is already zoned, for this type of
facility. Currently there are 4-5 areas that are up for lease in Nevada. E. ON could lease this land and build their
facility on land that has NO hoops to jump through. Right now, E.ON is trying to control our county and
commission by changing the language in the zoning ordinances and appealing a decision that was decided upon.
This is sad that the big money can come in and change our small town feel and community. STAND FIRM [N YOUR
PREVIOUS DECISIONI!

Thank you for taking the time to read this letter. We LOVE living in Minden. We wouldn’t want it any
other way. Please do not let this facility be buiit and ruin our small community and the home that we worked so
hard for.

Sincerely,

Ms Kristen M. Duﬂoth z ,&.%ﬁ%en)\
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To;  Douglas County Commissioners 2-28-2015

From; Norman and Cindy Denny, Property Owners of
2183 Quail Valley Lane, 2185 Quail Valley Lane and 1905 Eldon Way.
Minden, NV. 89423.

Re;  Appeal AP-15-001 for Special Use Permit for Solar Voltaic Facility.
Application DA-14-070

As one of the closet dwellings to the proposed development we have the following comments
and concerns as related to the provisions of the Douglas County Master Plan and the East
Valley Community Plan.

East Valley Community Plan

I. Location and General Description;

The East Valley Community Plan is located on the east side of the Carson Valley south of
Johnson Lane. The community enjoys views across the Carson Valley
agricultural lands and open spaces with the scenic vistas of the Sierra
Nevada Mountains and Pinenut Mountains.

Response; The enjoyable views across East Valley will be gone forever.

Our Home is elevated approximately twenty feet above the proposed development area on
the first floor and approximately thirty feet above on the second floor, our view of the open
space is open and unobstructed across the valley. Due to our orientation and the sloping
topography we will be looking down the center of the blue panels of this entire three hundred
acre complex, this clearly violates the open space scenic vistas clause.

In purchasing our property, sixteen years ago, we expected and anticipated eight five acre
minnie ranches to be constructed on the adjacent forty acre parcel.

We tried to purchase the adjacent 40 acres at the same time frame but, Bently had purchased
everything on East Valley and fenced it off.

2.EV Goal |. To preserve and enhance the character of the existing rural
development that is compatible with built and natural environments.

Response; This proposed project does not preserve or enhance the character of the area and
is not compatible with adjoining properties. This project will be visible both from the East

valley corridor road and our neighborhood properties, thus decimating our property values.

This project is in our front yards and destroys the natural environm,gnt_:_.
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3.EV Policy |.3. Douglas County should plan for a buffer or transition area
separating urban land uses from existing rural residential use.

Response; The proposed project does not have a buffering or transition area which is in direct
violation of this policy. The property line setback does not qualify as a buffering or transition
area, this is only 150 feet from our house.

4.EV Goal 4. To preserve and provide recreational opportunities and open
space areas appropriate to this rural community.

Response; The RA-5 zoning for single family homes is compatible with the character and nature
of this area, a solar farm is not, this proposed project does not preserve or enhance the open
space as outlined by the Planning Commission denial.

Special Use Permit

20.604.060 Findings. When considering applications for a special use permit, the
commission or board, where applicable, must evaluate the impact of the
special use on and its compatibility with surrounding properties and
neighborhoods to ensure the appropriateness of the use at that particular
location and make the following findings.

Respoanse; The proposed project is not compatible with East Valley Community Plan. The Bently
staff during the Master Plan Ammendment text change on this issue stated that “ We will not
put these projects near any residences” A better location would be on the outlaying
properties that the Bently group owns.

B.The proposed use is compatible with and preserves the character and
integrity of adjacent development and neighborhoods and includes
improvements or modifications either on-site or within the publics right-
of-way to mitigate development related adverse impacts, such as traffic,
noise, visual nuisances, or similar adverse effects to adjacent development
and neighborhoods.

Noise Response; Solar panel farms with power inverters and tracking panel systems emit a
constant noise.As the panels rotate to follow the sun, at 150 feet from away from the
proposed project, the project consultant stated that we will have to listen to 60 decibels of
noise 7 days a week 365 days a year at our property line.The continuous noise which has been
reported to sound like air conditioners or a continuous lawn mower in idel mode.

The noise assessment was based on the inverter/transformer stations only. The noise from the
trackers are not addressed. Why should anyone have to listen to 60 decibels of noise?

Visual Response;The visual impact of this proposed project is obscene, our home is elevated
above the proposed site and we will be looking directly south/southwest through the entire
three hundred acre field of panels, due to our elevation we will be looking strait at the glaring
panels at the lower elevations. Our field of view will be diagonal through the 300 acres of
glaring blue panels.



When asked about the glare issue, the project consultant gave the scientific explanation of how
a solar panel works, the panels are non reflective, however as shown in the applicants submittal
package their picture clearly shows glaring panels. See attached photo from applicant.

Dust Response; When asked about dust control the consultant only spoke about dust control
during the construction of the facility. If this project is constructed the dust can not be
mitigated. These elevated, sloped and moving panel systems are going to have rain and snow
run off, at the soil line base of every panel in the three hundred acre complex there will be an
erosion line cut in to the soil at grade. They will not be able to use a water truck to
apply chemicals. The dust storms will not be able to be controlled, a direct violation of the
Master Plan and The State of Nevada Air Quality Board.This project is not exempt from dust
control requirements. The propose project is in violation of 20.604.060 B.

E. The proposed use incorporates features to minimize adverse effects,
including visual impacts and noise, of the proposed special use on Adjacent
Properties.

Response; This proposed project incorporates and impacts both noise and visually impacts our
property and the East Valley Corridor. The proposed project is in violation of intent of the
Master Plan and East Valley Community plan.

H. The proposed special use will not be materially detrimental to the public
health, safety, convenience and welfare, and will not result in material
damage or prejudice to other property in the vicinity.

Material and Prejudicial Damage Response; The proposed special use will cause material and
prejudicial damage to all of our property values, who would want to live behind a three
hundred acre industrial private utility solar farm, listen to the noise and see the glare of the
panels out of their front door.

Heaith Risk Response; What will be the wind effects on our homes and property once the entire
topography changes, these panels will be giant wind sails, our winds come from that orientation
and it is only common sense that our wind effects will be dramatically changed.

When the outdoor temperature is 85 degrees the surface temperature of these panels are
approximately 125 degrees, from the prevailing wind direction on a light breeze day the
temperature at our homes could be 100 degrees constantly. At 100 degrees during the day
these panels will be 150 degrees surface temperature. This will be a significant health risk to
our families and stock animals.

Electromagnetic Radiation is a health risk associated with solar panel installation, 2 to 5% of
the population is extremely sensitive to this byproduct of solar panels, conditions can cause
skin cancer, headaches, irritability and lung issues. No health risk is acceptable to the citizens of
Douglas County. See attached.

These are genuine health effects from solar panel systems that are just being realized.



Master Plan Conflict; When the Bently group started planning this private utility project it
was not permitted in the Master Plan on RA-5, RA-10,AR & FR 19 zoning. Bently consultants
hoodwinked the county and created a new designation “Solar Photovoltaic Facility”. However a
private utility is still not permitted in the current zoning, Bently calls this a utility scale
solar energy facility, a private company that produces and sells electricity is a Private
Utility. When any established codes conflict with each other the more restrictive code
applies.

Private Utility Companies are not permitted in this zoning. See attached.

In closing, it is my sincere hope that the Douglas County Commissioners deny this special use
permit, as one of the closest property owners | invite you out to our home to look strait in to
the area where this project is proposed.

In June of last year [2014] the Bently group was already having the property surveyed, yet
when asked about where these facilities would be constructed they responded with “we dont
know yet”.

Had the county residents known about the backdoor methods used to make the minor text
ammendment change to these zoning areas last year we would have had input in the process.
Since the public was not required to be notified and now this project is upon us, it is clear that
these big business people played the game to change the zoning permitted to push this
through the Douglas County Government.

Move the project to the Bently land on the west side of East Valley or to any of the many
properties that they own which would not conflict with the current residences in the valley.

What is the benefit of this project for Douglass County and it tax paying
citizens?

ZERO

Respectfully,

Norm & Cindy Denny
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Figue3  Typical Single-Ais Tracking System

Tracker design varies by menufhcturer, but generally consists of a series of tracker panel rows with a
drivetrain located in the center of the system, dividing the tracker into two sides. The tracker system is
govemed by a controller, which keeps the panels’® orientation perpendicular to the sun’s rays by engaging
and disengaging the motor. The controller accounts for daily and seasonal changes in the sun’s position.
The controller also is used to position the tracker during off-production periods, such as the nightly stow
period and for maintenance, In the event of a serious weather event, the system would move the tracker to

the safest position to avoid damage.

Tracker layout is also determined by the need to access the interior rows of the trackers by maintenance
and emergency personnel. The Project’s trackers would typically be separated by 6 to 9 feet to
accommodate maintenance personnel traveling in trucks or other maintenance vehicles. Typical design
specifies that the row length would be 20 longer than 300 feet on each side of the drive arm assembly.
This design would accommodate fire equipment access and a typical fire hose length of 300 feet.

Power Conditioning Station

Muitiple tracker systems ere deployed within proximity to the power conditioning station (PCS) where
the DC electricity produced by the PV panels is converted to AC for movement to the project substation
and eventual delivery to the electrical grid. A PCS consists of inverters, a medium voltage transformer,
and the auxiliary power system for the trackers. These components are often mounted on a metal
platform, referred to as a skid, with or without an enclosure (Figure 4).

-1
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.130 Utllity and public service uses
A-19 FR 19/40

(A) Central office of telecommunication company X X
(B) Fire station ] 8
(C) Major faciltyof a public o privae uiity e X X
(D) Public or quasi-public facility other than listed X X
(E) Public safety telecommunications site D D
(F) Sewer or water transmission lines P P
(G) Sewage treatment facility X X
(H) Telecommunications site D D
(1) Telecommunication facility’ D/S D/S
(J) Utility service facility P P
(K) Water reservoir S S
(L) Water tank, water treatment facility or sewer lift station D D
(M) Wind energy conversion system, commercial X S
(N) Treated effluent irrigation D D

{Q) Solar Photovoltaic Facility 8 g

SECTION 2: The Douglas County Development Code, Title 20, Chapter 20.656.020, Permitted,
Development Permitted, and Special Use Permit Uses (Table), is amended with the language deleted

shown as strikethrough and the new language shown in as underlined and italics denote Specific
Standards apply, as set forth below, all other sections shall remain in full force and effect:

20.656.020 Permitted, development permitted, and special use permit uses (Table).

The following list represents those uses, subject to the provisions of this title, in the non-residential
districts which are permitted by right (P), subject to design review (D), requires special use permit and
design review approval (S), requires approval of a temporary use permit (T), or are prohibited (X). Uses
not listed in this table are prohibited.

Note: Jtalics denote that Specific Standards apply (see chapter 20.664)
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DA 14-070/SUP/E.ON
PC Mtg, 1-13-2015
Page 2 of 5
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IH. PROJECT DESCRIPTION

Project Information

Bently Family Limited Partnership
Property Owner PO Box B
Minden, NV 89423

E.ON Climate & Renewables

Applicant 20 California Street #500

San Francisco, CA 94115

1320-13-000-006, 1320-14-002-018, 1320-14-001-008, 1320-13-

AR 000-007

Zoning Designation Rural Agricultural Five Acre Minimum Lot Size (RA5)
Master Plan East Valley Community Plan

Existing Use Vacant

Parcel Size 322 acres (comprised of 4 parcels)

VA

A The applicant is seeking to establish a utility-scale solar ‘energy facility producing up to 40

@ megawatts. Upon construction, the facility would provide renewable solar energy to be sold to a
utility through a long-term power purchase agreement. The facility would provide a clean source of
electricity that would supplement the energy capacity of the existing power grid.

The project is proposed to consist of access roads, solar panels, a tracking system, power inverters,
transformers, a voltage collection system, a project substation, and a switching station.

The panels, once mounted, will have a maximum height measure from gra%e of fifteen feet. The
panels are proposed to be located over 400 feet back from East Valley Road, 175 feet from the side
property lines, and 140 feet from the rear property line.

IV. REVIEW REQUIRED

Special Use Permit
Per the provisions of Section 20.656.020 of the Douglas County Code, a Solar Photovoltaic Facility

may locate in the RAS zoning district subject to the issuance of a Special Use Permit and Design

Review approval. Section 20.664.260 of the Douglas County Code identifies supplemental

standards for this use. The applicant has submitted an application for a Special Use Permit. The

applicant is seeking to obtain permission to establish the promqsed use at this location, and is

proposing to submit an application for Design Review at a later'date. Note proposed condition #1
= requires that the applicant obtain Design Review prior to applying for a building permit or a site
' improvement permit.
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Solar Power: Environmental & Health
Concerns

By Lucy Natek, eHow Contributor
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Because the planet is becoming more and more polluted
and the prices oil are high, turning to renewable energy
sources is becoming imperative. One of the popular
approaches to addressing this issue is with the help of
solar energy. The benefits of solar energy are highly :
prom.oted but hard‘ly anybody ever speaks about the S e o Related Searches
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The Cost of Solar. Panels
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y Term Effects of Solar
Energy

Electromagnetic radiation

Some people are sensitive to electromagnetic radiation. This condition is called
electromagnetic hypersensitivity and people who suffer from it can get sick even if they
are exposed to very small amounts from devices like phones, computers or television
sets. Solar systems produce high levels of this radiation and can cause people with the e :
condition to persistently suffer headaches, insomnia, fatigue, dizziness, nausea, heart RED ARTIC
palpitation or digestive disturbances. They can also develop dermatologic conditions How to Restore Brass Hardware
such as redness and burning sensations.
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Because the planet is becoming more and more polluted
and the prices oil are high, turning to renewable energy
sources is becoming imperative. One of the popular
approaches to addressing this issue is with the help of
solar energy. The benefits of solar energy are highty
promoted but hardly anybody ever speaks about the R
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health and the environment. Although its effects are the environment Solar Power for Your Home
largely positive, using solar energy has its own downsides. Have a question? Get an
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House Solar Power

Environmental Health
Other People Are Reading Home Solar Energy

The Cost of Solar Panels

Negative Effects of
Solar Energy

| Short-Term & Long-
i Term Effects of Solar
§ Energy

Electromagnetic radiation

Some people are sensitive to electromagnetic radiation. This condition is called
electromagnetic hypersensitivity and people who suffer from it can get sick even if they
are exposed to very small amounts from devices like phones, computers or television
sets. Solar systems produce high levels of this radiation and can cause people with the Ll
condition to persistently suffer headaches, insomnia, fatigue, dizziness, nausea, heart READ ARTICLE
paipitation or digestive disturbances. They can also develop dermatologic conditions How to Restore Brass Hardware
such as redness and burning sensations. ‘ : :
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View from Living Room out over proposed solar field



View from Entry deck, property line at driveway curve



View from property line up to house, note second story windows
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GREAT PEOPLE 4 GREAY PLACES

NOTICE OF APPLICATION AND HEARING
Appeal of Decision

Dear Property Owner:

An application for the below-referenced project is on file at the Douglas County Community Development offices,

Planning Division, at 1594 Esmeralda Avenue, Room 202, in Minden, Nevada. This file may be reviewed during

regular office hours Monday through Thursday (8:00 a.m. to 3:00 p.m.), Friday’s (8:00 a.m. ~ noon), except legal

holidays. The staff summary for this project will be available for review at the Douglas County Community
"~Development offices Tive (5) calendar days prior to the meeting. This itém has been placed on the Board of —

Commissioners’ agenda for:

For possible action. Discussion on an Appeal (ref. AP 15-001) of the Planning Commission’s denial
of Development Application (DA) 14-070, a request for a Special Use Permit for a Solar
Photovoltaic Facility on property located southeast of the intersection of East Valley Road and
Kathleen Way (APNs 1320-14-001-008, 1320-14-002-018, 1320-13-000-006, 1320-13-000-007), in the
Rural Agricultural, 5-acre minimum (RA-5) zoning district and in the East Valley Planning area.
The applicant is Dave Azzam of E.ON Climate & Renewables. :

Case Planner: Hope Sullivan, AICP (775) 782-6200 hsullivan @co.douglas.nv.us

Case Engineer:.  Barbra Resnik (775) 782-6234 bresni douglas.

Board of Commissioners Meeting:

Date: Thursday - March 5, 2015

Time: The meeting commences at 1:00 p.m. This matter may be continued to another meeting
without additional notice.

Location: Douglas County Commissioner Meeting Room of the Douglas County Administrative
Building, 1616 Eighth Street, Minden, Nevada

Interested persons may appear at the meeting to present oral comments to the Board of Commissioners or

may submit comments by mail to Douglas County Community Development, P.O. Box 218, Minden, NV

80423. If written comments are not received prior to the date of the meeting, the Board of Commissioners
will not consider them. For further information please contact the Case Planner or fax comments to {175)

782-9007.

Comments {additional comments be provided separately):
Y I GJOMMMPP&&QQ‘_A&L&_MQ
A\f'\/l i ]
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MAILING ADDRESS: P.O. Box 218, Minden, Nevada 89423l
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March 2, 2015

To the Board of Commissioners, Douglas County , Nevada

As a resident of Eldon Way in the East Valley area | am opposed to the proposed solar field between
Kathleen Way and Deejay on East Valley Road. This is a totally inappropriate place for a commercial
venture such as this. It belongs in a commercial or industrial park, if anywhere. The East Valley Master
Plan states that this type of venture belongs in the industrial park. Much of the East Valley area is zoned
rural residential and forest and range. It is open and agricultural. This is why we, like many folks, moved
here. We surely would not have built here if we thought something like this would be allowed to go in.

The East Valley Master Plan describes the East Valley as “a community that enjoys views across the
Carson Valley agricultural lands and open spaces with the scenic vistas of the Sierra Nevada Mountains
and Pinenut Mountains.”

The Plan states that “future industrial development expansion would be most appropriately located in
the Bently Science Park and the Aervoe industrial Park areas.”

The Plan states “the primary design feature of the existing community of East Valley is the large lot
residential development.”

Planning Commissioner Margaret Pross stated July 8, 2014 at the meeting discussing changing the
zoning language that “ag is the heart of the valley. Many people come the the valley to visit the
ag lands and if all they see is solar panels, it will kill the valley.”...”People come here and move
here for the beauty of the area.” ...”Citing 20.650.010 she stated the purpose of Forest and
Range zoning is to preserve open space and open areas for grazing and other agricultural uses.”

The purpose of the Master Plan is to preserve and protect the character of the land and the people
living there from unsuitable uses and projects such as this solar field. You are elected to carry
out the Master Plan. If you permit unsuitable projects such as this one to go in, against the
direction of the Master Plan, then why do we need a Master Plan, and why do we need to pay
elected persons who won’t do it.

The Chamber of Commerce promotes the Valley, with numerous color pictures, what beautiful place it
is, a place with a rural feel and ranches along the roads, a valley with a beautiful river running
through it.

The cover page on the Douglas County Valley Vision states: “a vision for a community to match the
scenery”

Please do not allow this picture to be spoiled.

Linda Kozak, Eldon Way

<
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Planning Commission Agenda
July 8, 2014
Page 2 of 2

Disposition of the June 16, 2014 Meeting Minutes, For possible action.

Public Hearings.

1. For possible action. Discussion on Development Application (DA) 14-038, a Major Variance request for
Todd Whear, to reduce the side-yard setback requirement from 7 feet to 4 feet 4 inches and to reduce the
rear-yard setback requirement from 20 feet to 11 feet. The variance is to allow the property owner to
construct a 6-inch wide structure around the perimeter of the existing cabin to support a second-story
addition. The existing cabin is located 4 feet 10 inches from the side-yard property line and 11 feet 6
inches from the rear-yard setback. The subject property is located at 613 Freel Drive in the R-067
(Residential, 067 Plan Area Statement) within the Tahoe Regional Planning Area (APN: 1318-09-812-
002). The Planning Commission may approve, approve with modifications, or deny the request.

Case Planner: Dirk Goering, AICP (775) 782-6212
Case Engineer:  Barbra Resnik (775) 782-6234

2. For possible action. Discussion on Planned Development Modification Application (PD) 04-002-1, for
D.E. Jansse and Company to modify the Rain Shadow Ranch (formally known as Aloha Ranch)
Planned Development (ref. PD 04-002) and to amend a Final Subdivision Map increasing the density
in Phase 1, from 17 Lots to 18 Lots, by dividing a 1.52 acre parcel into 2 parcels, the smallest being 0.76
net acres in area. The subject property is located at 1137 Kingston Lane in the SFR-1/2/PD (Single-family
Residential, half-acre minimum parcel size Planned Development Overlay) zoning district within the
Gardnerville Ranchos Plan Area (APN: 1220-17-615-019). The Planning Commission may recommend
approval, approval with modifications or denial of the request to the Board of Commissioners.

Case Planner: Dirk Goering, AICP (775) 782-6212
Case Engineer:  Barbra Resnik (775) 782-6234

—~ @ For possible action. Discussion on Development Application (DA) 14-035, a Zoning Text Amendment

(ref. Ordinance No. 2014-1416 ) initiated by Bill Thomas, E.On Climate & Renewables, to amend Douglas
County Code (DCC) as follows: Chapters 20.654.020, 20.656.020, and 20.658.020 (Permitted, development
permitted and special use permit use tables), 20.660.130 (Use Regulations, Utility and Public Service Uses),
20.662.010 (Agricultural, Forest and Range, and Residential Land Use District Specific Standards Table),

20.666.010 (Non-Residential Specific Standards for Permitted, Development Permitted and Special Use
Permit Uses Table) and add 20.664.250 (Agricultural, Forest and Range, and Residential Land Use Specific

Standards, Solar Photovoltaic Facility), and add 20.668.250 (Non-Residential Uses Specific Standards, Solar
Photovoltaic Facility) to allow a Solar Photovoltaic Facility as a primary use in the A-19 (Agricuitural 19),
FR-19 and FR-40 (Forest and Range), LI (Light Industrial), PF (Puablic Facilities), and RA-5 and RA-10
(Rural Agricultural) zoning districts. The Planning Commission may recommend approval, approval with
modifications, or denial of the request to the Board of Commissioners.

Case Planner: Hope Sullivan, AICP (775) 782-6200

Adjournment. :

*Copies of Community Development Staff Reports can be requested by calling Tami Eslick, Planning Secretary, (775) 782-6210 or in person
{Monday — Thursday, 8:00 am. — 3:00 p.m. and Friday 8:00 am. — 12:00 p.m.) 1594 Esmeralda Ave., Room 221, Minden, Nevada
Community Development Staff Reports can also be found at . During the public hearing, Community
Development Staff Reports can be viewed in the Public Information Binder located at the entrance to the meeting room.

*Community Development Staff Reports are available, at a minimum, 3 days prior to the meeting.

Copies of this notice are posted at the Douglas County Administrative Building (Historic Courthouse), Douglas County Community
Development (Minden Inn), Douglas County Judicial and Law Enforcement Center, Douglas County Libraries — Minden and Lake Tehoe, and

the Minden Post Office. This notice will be posted on the Douglas County website — . However, this
Commission does not maijutain the listed website and therefore timely posting of agendas on the website cannot be guaranteed.

TIMING FOR AGENDA ITEMS IS APPROXIMATE UNLESS OTHERWISE INDICATED

MAILING ADDRESS: P.O. Box 218, Minden, Nevada 89423




DOUGLAS COUNTY PLANNING COMMISSION
MEETING OF JULY 8. 2014

wonderful things for this county and they have a right to do what they want with
their land. These solar panels will result in personal property taxes for the county.

Matt McKinney. Bentlyv Ranches, said solar panels will not take over the irrigated
~Tand. Solar does not pav what farming or cows pay per acre at this time. The middle
of the vallev will not be covered with solar panels. The electricity produced here will
probably stay here since it is going into the grid here and the electricity being
brought in from Utah or eastern Nevada will be sent to Las Vegas. They would like to
have the option under RA-5 and RA-10 tvo. Much of that runs up against BLM land<¢—
and there are no neighbors in those areas so those are places you would want to put
solar panels. They have identified some possible areas to do this but they do not €<—
want impact any neighbors. They want to go as far out as possible but still stav close
to transmission lines. There are places in this valleyv where this makes sensc and
places where it does not. If someonc could pariner with BLM. a bigger solar farm
could be built. Thev support having all projects in the valley come under a Special
Use Permit and giving landowners another option to do something with their land.

Carlo Luri. Bently Enterprises. Douglas County Economic Vitality Champion. and
Chamber of Commerce board member. appreciates the view in the valley. Habitat
protection is important too. Not having a clear definition of where solar can be
installed in the valley will have a significan! economic impact. Companies may not
build here if thev cannot build a solar arrayv. Renewable energy is good for the
environment and it will be good economically to allow rencwable energy generation
in the community.

Bill Thomas. E.On Climate & Renewals, said most of the electricity generated here
would stay in the valley. He stated facilities are not abandoned since they are very
costly to build. Thev build good projects that have good economics but these types of
projects are often difficult to build.

Public comment closed.

Member Pross read Policy 2.4 of the Master Plan. She feels vou can see further than
100" when driving into the valley. 100" buffer is not enough to mitigate the visual
impact. Read was Ag Folicy 1.1 and she f{cels ag is the heart of the valley. Many
people come to the valley to visit the ag lands and if all they see is solar pancls. it
will kill the valley. Most of the properties surrounding A-19. FR-19. and FR-40 are
residential. People come here and move here for the beautyv of the area. Citing
20.650.010. she stated the purpose of Forest & Range zoning is to preserve open
space and open areas for grazing and other agricultural uses. As this new policy is
currently written, she has concerns about how it could affect the valiey. She does
not want to see ag go by the wavside. She cannot support this as written.

Member Miner asked about precedence as il relates to approvals/denials of Special
Use Permits. Zach Wadlé, Deputy District Attorney. said each Special Use Permit
stands on its own. Ms. Moss added each is site specific and each site is a little
different with different mitigation measures applicd. Member Miner recognizes the
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Chapter 2: Land Use Element
Page 26 of 176

East Valley Community Plan

Location and General Description

The East Valley Community Plan is located on the east side of the Carson Valley south of
the Johnson Lane community. The community.enjoys views: across the Carson Valley
agricultural lands and open spaces with the scenic vistas of the Sierra Nevada Mountains
and Pinenut Mountains.

The community of East Valley consists of approximately 9,922 acres and is primarily
composed of low density residential lots, agricultural lands, and public lands. There are
two significant non-residential areas generating an employment base within the
community. The majority of this employment is attributed to the Bently Science Park
and the Aervoe-Pacific Corporation. Euture industrial development expansion would be
most appropriately located in the Bently Science Park and the Aervoe Industrial Park
areas. Each of these industrial areas are planned to have the full array of urban services.

The primary design feature of the existing community of East Valley is the large lot
residential development often on scattered irregular-shaped parcels.

There are some areas of moderate (between 10 percent and 30 percent) to steep (greater
than 30 percent) slopes at the higher elcvations in the eastern portions of the community.
Agricultural lands adjacent to Orchard Road south of Buckeye Road to the southern
limits of the community plan are considered prime farmland.

The 2010 population of East Valley is 1,524 people.

Existing and Future Land Use

Land Uses in the East Valley Community include irrigated agriculture, private range
land, and rural residential. There are 5,015 acres of existing residential developments.
Of the 5,015 acres of residential development, 4,779 acres or 95 percent are developed
with lots greater than one acre.

There are approximately 5,172 acres of non-residential land in East Valley. The non-
residential uses include 871 acres of industrial; 20 acres are designated for utility uses
and 64 acres for the Eastside Memorial Cemetery. The majority of undeveloped, non-
residential land is private, undeveloped land, consisting of 2,038 acres.

2011 DOUGLAS COUNTY MASTER PLAN
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Key Issues

Maintain Rural Atmosphere

Community residents supported quality growth which maintains the low density
residential development pattern that currently exists with minimum lot sizes of generally
2 to 5 acres.

Open Space Preservations

Clustering development and separating land uses with areas of large lot residential
development can help preserve the rural atmosphere.

Airport Compatibility

Land use and future development of the community should be compatible with airport
operations and land use.

Provision of Appropriate Levels of Service

Rural service standards should be provided in the rural communities while respecting the
character of the community. Adequate urban services need to be provided in advance of
any urban development.

East Valley (EV) Community Plan Goals, Policies, and Actions

EV Goal 1 To preserve and enhance the character of the existing rural
development in the East Valley community while establishing
urban development that is compatible with the built and natural
environments.

EV Policy 1.2 Douglas County shall designate East Valley as a community with rural
and potential urban service areas. The two industrial areas, Bently
Science Park and Sawmill Road, shall be developed with urban
services as they become available.

EV Policy 1.3 Douglas County should plan for a buffer or transition area separating
urban land uses from existing rural residential use.

EV Policy 1.4 Douglas County shall designate areas for industrial development and
provide for industrial expansion to accommodate existing industry, to
provide employment opportunities, and to support County-wide
economic development policies.

2011 DOUGLAS COUNTY MASTER PLAN
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To: Douglas County Staff and Douglas County Planning Commission

From: Valerie Trainer
1822 Deer Trail Road
Minden, NV 89423 M

Re: Special Use Permit for Solar Voltaic Facility & .
Application DA-14-070

Appeal (ref .AP 15-001)

APNs: 1320-14-001-008, 1320-14-002-018, 1320-13-000-006, 1320-12-000-007

RE: Agenda item #9
Ordinance 2015-1433
Zoning Text Amendment

Dear Douglas County Board of Commissioners,

According to ordinance 20.604.060, Douglas County state that: When considering applications for the
special permit use, the commission or board , where applicable, must evaluate the impact of special use
on and its compatibility with with surroundings neighbors to ensure the appropriateness of the use of
that particular location and make the following findings: (A) the proposed use at the specified locations
is consistent with the polices embodied in the adopted master plan and general purpose and intent of
the district regulations. This is not consistent with the East Valley Community Plan that is in place.

This item was voted down in January 2015. Why is this item back on the agenda?

| reside at 1822 Deer Trail Road in Minden, NV. | spent several years looking for the perfect piece of
property in Douglas County. | was fortunate enough to subdivide this land from my neighbors in 2006. |
built a house, barn, and arena, fenced, crossed fenced and landscaped this property. it has taken me
eight years. What | love the most about my property is sitting on my front porch looking at all of the
open space and the beautiful mountains. | cannot imagine a Solar Voltaic Facility being built right in
front of my house.

| can’t help but think about what this will do the value of my home. Who on earth would want to buy a
house that overlooks a bunch of solar panels? Certainly not me! | can only imagine the dust that will be
blowing because all of the sagebrush as been stripped away. What about the noise? What about the
hazardous material in the photovoltaic panels? | could go on and on. The long and short of it is | DO NOT
WANT THIS HERE!!! Doesn’t Bentley own land somewhere else in this valley that Dave Azzam could
lease? Preferably where it would not directly impact homes???

In closing, before the commissioners make a decision on this, | would encourage every single one of you
to come out here and take a look how this will directly impact us. Looking at a piece of paper is not the
same as actually standing out here on our land.

Sincerely, e
\Jalbua | uan

Valerie Trainer

3\
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FROM: MARGARET HERMAN and RICHARD SPENCE March 2, 2015
(pegasuspeg @msn.com) RECEIVED
1826 Eldon Way MAR 02 255
Minden NV 89423 DOUGLAS Counr

TY
SUBJ: PROPOSED SOLAR VOLTAIC FACILITY SPECIAL PERMI'?OMMUN'TYDEVELOP MENT

Application DA-14-070

Appeal (ref AP 15-001)

APNs: 1320-14-001-008, 1320-14-002-018, 1320-13-000-006, 1320-12-000-007
RE: Agenda item #9, Ordinance 2015-1433, Zoning Text Amendment

TO: Douglas County Board of Commissioners

As land owners of nearly 75 acres of ranch land directly North of the proposed
solar voltaic facility we are appalied that this project is continuing to be
considered by the Douglas County Board.

In January 2015 the Planning Commission denied the request for this facility as
inappropriate with the Master Plan for the East Valley Community which is a rural
agricultural and residential community.

There are many homes, ranches, and livestock residing directly adjacent to this
facility. All will be negatively impacted by the reduction in land values, noise of
the rotating panels and trucks servicing the area, scenic views, and the more real
impact of environmental changes to the land. We live in a very wind prone area
of the valley and the flying dust, noise, and potential environmental changes to
the land during the grading and subsequent development of the facility are not
being considered.

The proponents of this facility have access to thousands of acres of both private,
Bently-owned land, and public land which would not adversely affect residents.

Maintaining the intent of the Master Plan should be the primary response of the
Douglas County Commission. This proposed facility does not fit with the Master

Plan, nor with East Valley residential zoning.

Stand against this proposal.

Sincerely, ij ! /L/e?/m/ aley

Margaret Herman ichard Spence
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From To

Jay and Eileen Scheibe Board of Commissioner/Case
Planner

Number of pages

3

Message

Attached is our comments regarding: Appeal AP-15-001
for Special Use Permit for Solar VoltaicFacility.
ApplicationDA-14-070.
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To: Douglas County Commissioners

From: Jay & Eileen Scheibe, Property Owners of

2184 Quail Valley Lane, Minden NV 89423

Date: March 2, 2015

Re: Appeal AP-15-001 for Special Use Permit for Solar Voltaic Facility. Application DA-14-070

| know this is not the exact "official format”~but it does allow quick reading and understanding
of salient details. Please note, any one negative answer, should by law, stop the complete

proposal.

1. Does this comply with the Master Plan?
No, it does not comply with many aspects of the Master Plan:

Master Plan Conflict: In RA-5, RA-10, AR & FR 19, Private Utility Companies are not
permitted in this zoning. A private company that produces and sells electricity is a Private

Utility.

Question: To preserve and enhance the character of the existing rural
development...?

Answer: No. Over 300 acres of structural, man-made material does not enhance the
character of the area nor is it compatible with natural environments. It will be seen by
much of the valley, cause enormous reflections (please view E.ON’s own website for
photos and videos showing this), destroy the topsoil, natural sage, and animal habitat.
Also, photovoltaic panels closely situated to humans and animals, have many known
and unknown adverse effects.

Question: Does this preserve and provide recreational opportunities and open space
areas appropriate to this rural community?

Answer: No. It will destroy not preserve, and will be fenced, with no recreational
opportunities.

Question: Does this buffer or transition area separating urban land uses from existing
rural residential use?

Answer: No. My family residence, and others, will be approximately 175 to 250 feet
from this proposed 1/2 by 1 mile monstrosity.

Question: Does this adversely affect the nearby neighborhood...

Answer: Yes in many ways. 1. Property values will drop, as will the taxable rate that
the county can annex each parcel. 2. Views will be severely affected for the rural
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neighborhood and much of the valley. 3. Noise, intermittent and constant , will be
noticeable and an annoyance.

2. Special Use Permit
20.604.060 Findings. When considering applications for a special use permit, the commission

or board, where applicable, must evaluate the impact of the special use on and its
compatibility with surrounding properties and neighborhoods to ensure the appropriateness of
the use at that particular location...

Question: Is this proposal compatible and appropriate for this particular location?

Answer: No, it is neither compatible nor appropriate. The location of this large (~ 320
acre) photovoltaic farm, closely located to a living and working neighborhood, has zero
compatibility and is not appropriate. It's hazardous, an eye-sore, and negatively
impacts the local environment.

Questions: Does this proposal offer many more benefits than detriments?

Answers: No! This proposal allows few to profit at the expense of many! There are
locations, even owned by Bently Enterprises, for which this project may have minimal
impact yet still allow private profit.

Commissioners, please respect the citizens and vacationing visitors of this valley. Be wary of
ANY proposal(s) or change(s) to the Master Plan, by those who wouid do so for their own
profit. Stand vigilant and please vote no to this ill-conceived proposall

Respectfully,

Jay and Eileen Scheibe
2184 Quail Valley Lane
Minden, NV 89423
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BOCCyTH, Ly RECEIVED
MAR 03 2015

Douglas Gounly Manzger
I am writing this letter to voice my concerns and discontent with the proposed solar plant site.
The location of the site is adjacent to my home where | live with my wife. The fact that this has even
been considered upsets me and leaves me feeling unrepresented in my needs as a citizen and home
owner in the community.

I understand that big money backers have been pushing for the construction of this solar plant and as a
small business owner | have never felt more let down by my representatives. Aside from the obvious
health concerns that inherently go with any operation of this size my investment as a homeowner is
being compromised. I've lived in this location since 1998 where my family and 1 have continually tried to
grow our investment with hard work and determination. We are being overrun by those with the
money and power to do what they want regardless the side effects and with no regard to the rules setin
place to prevent this very thing.

My first concern is the obvious dust control issue. Being a native Nevadan | know from first hand
experience the power of the wind in the carson valley. When you clear cut an area there is no amount of
water capable of containing the dust bowl like effect it will have. The proximity of my home puts me and
my family in direct effect of the dust. Furthermore, the sagebrush is the natural landscape that holds the
beauty and aesthetics that make our home enviable only to be replaced by an abundance of unsightly
solar panels.

As anyone knows, real estate is an investment. How am | supposed to recover from the obvious effect a
solar plant off my front porch will have on the value of my home. I'm not asking for sympathy but
instead for understanding and fair treatment as a member of this community. With a solar plant of this
size {300 acres) it is not unreasonable to assume that all resale potential will drastically plummet due to
the hideous amount of solar units next to my property, as well as the rest of the homeowners on eldon
way. ltis my understanding that the lot is viewed as a private agriculture lot in the county’s master plan
and was so when we moved here. Am | to accept that these guidelines will be re written. f that’s the
truth than | have a few rules of my own | would like to have changed to accommodate my personal
adgenda. Unlike those involved with this project I have no other property to vacate to as this is what my
income can afford. With an empire like the Bently’s is there no other place to put these solar panels? Or
is this the most convenient ? Regardless 1 will not, nor my neighborhood stand idly by as our
investments, quality of life, and dignity are in jeapordy.

Finally, I leave you with a question, would You or those pushing for this site, be willing to put this

operation next to their home?
Sincerely, /(m/—/

Keston William and Natalie Denny



RECEIVED
MAR 0 4 2015

Bougtas County Mansaer
March 4, 2015

To: Douglas County Airport
Attn: Bobbi Thompson
1146 Airport Road
Minden, NV 89423

Re: Proposed Bently Solar Facility
DA 14-070

Dear Ms. Thompson;

| would like to bring to your attention the FAA Notice Criteria for the above project being proposed to
the Board of County Commissioners on Thursday, March 5. According the to Notice Criteria Tool
results for this project, FAA aeronautical studies are required. 1 have attached copies of the reports that
i attained on the FAA website.

There have been no discussions regarding these requirements by any county officials and | wanted to
make sure you aware of these criteria.

Kell¢ Holt“

1714 Kathleen Way
P.O. Box 2197
Minden, NV 89423
775-267-1000 (work)

Thank you,



A Federal Aviation
¥ Administration

Notice Criteria Tool
Notice Criteria Tool - Desk Reference Guide V_2014.2.0

The requirements for filing with the Federal Aviation Administration for proposed slructures vary based on a
number of factors: height, proximity to an airport, location, and frequencies emitted from the structure, etc. For
more details, please reference CFR Title 14 Part 77.9.

You must file with the FAA atleast 45 days prior to construction if:

» your structure wlil exceed 200ft above ground level
your structure will be in proximity to an airport and will exceed the slope ratio
» your structure involves construction of a traverseway (i.e. highway, rallroad, waterway etc...) and once
adjusled upward with the appropriate verlical distance would exceed a standard of 77.9(a) or (b)
your structure will emit frequencies, and does not meet the conditions of the FAA Co.location Palicy
your structure will be in an instrument approach area and might exceed part 77 Subpart C
your proposed structure will be in proximity to a navigation facility and may impact the assurance of
navigation signal reception
your structure will be on an airport or heliport
filing has been requested by the FAA

°

- a

™

-

°

If you require additional information regarding the filing requirements for your sltructure, please identify and
contact the appropriate FAA reprasentative using the Air Traffic Areas of Responsibility map for Off Airport
construction, or contact the FAA Airports Reglon / District Office for On Afrport construction.

The tool below will assistin applying Part 77 Notice Criterla.

Latitude: Be_ Jbes ps_ M fiz15 ]S [N ] '
Longitude: fe__Jpes 2~ ] fies0__ s [W_v]
|Horizontal Datum: NADS3 v |

|site Elevation (SE): (nearest foot) {

Structure Helght (AGL): !7____| (nearest foot)

Traverseway: |No Traverseway ¥ |
(Additional height is added to certain structures under 77.9(c))

1
Ils structure on airport: @ No ‘
|
i
1

() Yes

Results

You exceed the following Notice Criteria:

Your proposed structure exceeds an instrument approach area
by 44 feet and aeronautical study is needed lo determine if it
will exceed a standard of subpart C of 14CFR Part 77. The
FAA, in accordance with 77.9, requesis that you file.

77.9(b) by 32 ft. The nearest airportis MEV, and the nearest
runway is 12G/30G.

The FAA requesis that you file






BmH'j Solar Farm
pNw Corhes”

Faderal Aviation
y Administration « OE/AAA

Notice Criteria Tool
Nolice Criteria Tool - Desk Reference Guide V_2014.2,0

The requirements for filing with the Federal Avialion Administration for proposed structures vary based on a
number of factors: height, proximity to an airport, location, and frequencies emitted from the structure, etc. For
more detalls, please reference CFR Tille 14 Parl 77.9,

You must file with the FAA at teast 45 days prior to construction if:

e your structure will exceed 2001 above ground level

o your structure will be In proximity to an airport and will exceed the slope ratio

» your structure involves construction of a iraverseway (i.e. highway, railroad, waterway etc...) and once
adjusted upward with the appropriate vertical distance would exceed a standard of 77.9(a) or (b)

« your structure will emit frequencies, and does not meet the conditions of the FAA Co-location Policy

» your structure will be in arn instrument approach area and might exceed part 77 Subpart C

« your proposed structure will be in proximity to a navigation facility and may impact the assurance of
navigation signal reception

» Yyour structure will be on an alrport or heliport

« filing has been requested by the FAA

If you require additionat information regarding the filing requiremenits for your structure, please identify and
contact the appropriate FAA representative using the Air Traffic Areas of Responsibility map for Off Airport
construclion, or contact the FAA Airports Reglon / District Office for On Alrport construction.

The toot below will assist in applylng Part 77 Notice Criterla.

l;atltude: Ea = _i Deg. Eg_'M Es,n T iS N _v
Longitude: [(ie__Joes p2_ I fise7___|s [W_v]
Horizontal Datum: :
Site Elavation (SE): (nearest foot) |
Structure Helght (AGL): E___:j (nearest foot)

Traverseway: [No Traverseway v |
(Additional helght is added to certain structures under 77.9(c))
Is structure on alrport: (@ No
® Yes

Results

You exceed the following Notice Criteria:

77.9(b) by 47 ft. The nearest airportis MEV, and the nearesl
runway is 12G/30G.

The FAA requests that you file
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) Federal Aviation
Yy Administration « OE/AAA

Notice Criteria Tool
Notice Criteria Tool - Desk Reference Guide V_2014.2.0

The requirements for fiting with the Federal Aviation Administration for proposed structures vary based on a
number of factors: height, proximity to an airpon, location, and frequencies emitted from the structure, etc. For
more details, please reference CFR Title 14 Part 77.9.

You must file with the FAA at least 45 days prior to construction if;

your structure will exceed 2001t above ground level

your structure will be in proximity to an airport and will exceed the slope ratio

your structure involves construction of a traverseway (i.e. highway, railroad, waterway etc...) and once
adjusted upward with the appropriale vertical distance would exceed a standard of 77 9(a) or (b)
your structure will emit frequencies, and does not meet the conditions of the FAA Co-location Policy
your structure will be in an instrument approach area and might exceed part 77 Subpart C

your proposed structure will be in proximity to a navigation facility and may impact the assurance of
navigation signal reception

your structure will be on an airport or heliport

filing has been requested by the FAA

L

.

™

-

s

if you require additional information regarding the filing requirements for your structure, please identify and
contact the appropriate FAA representative using the Air Trafiic Areas of Responsibility map for Off Airport
construction, or contact the FAA Airporis Region / District Office for On Airport construction.

The lool below will assist in applying Part 77 Notice Criteria.

| Latitude: Bg |pes Bo |'M fzss s |Tq _vf r
Longltude: f1e__}peg 1 1M h2.19 ]S [w v] |
Horlizontal Datum: I
Site Elevation (SE): 4943 (nearest foot) ‘
| Structure Height (AGL): E] (nearest foot)
Traverseway: [No Traverseway v |
|
|

(Additional height is added to certaln structures under 77.9(c))
Is structure on alrport:  (g) No

@ Yes '

Results

You exceed the following Nolice Criteria:

77.9(b) by 66 ft. The nearest airporl is MEV, and the nearest
runway is 12G/30G.

The FAA requests that you file
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Federal Aviation
' Administration « DE/AAA

Notice Criteria Tool

Notice Criteria Tool - Desk Reference Guide V_2014.2.0

The requirements for filing with the Federal Aviation Administration for proposed slructures vary based on a
number of factors: height, proximity to an airport, location, and frequencies emitted from the structure, etc. For
more delails, please reference CFR Title 14 Part 77.9.

You must file with the FAA at least 45 days prior to construction if:

= your structure wili exceed 200ft above ground level

» your structure will be In proximity to an airport and will exceed the slope ratio

« your structure involves construction of a traverseway (i.e. highway, railroad, waterway efc...) and once
adjusied upward with the appropriate vertical dislance would exceed & standard of 77.9(a) or (b)

= your struclure will emit frequencies, and does not meet the conditions of the FAA Co-location Policy

» your structure will be in an instrument approach area and might exceed part 77 Subpart C

» your proposed sbucture will be in proximity to a navigation facllity and may Impact the assurance of
navigation signal recaption

» your structure will be on an airport or heliport

» filing has been requested by the FAA

If you require additional information regarding the filing requirements for your structure, please identify and
contact the appropriate FAA representative using the Air Traffic Areas of Responsibility map for Off Airport
construction, or contact the FAA Airports Region / District Office for On Airport construction.

The tool below wil} assistin applying Part 77 Notice Criteria.

Latitude: Be__Joes B9 M p8ad__ |s [N _v]
Longitude: fite  |Deg k1 IM h245 |s fw ¥]

Site Elevation (SE): (nearest foot)
Structure Helght (AGL): E:] (nearest foot)

Traverseway: [No Traverseway ¥ |
(Additional helght is added to certain structures under 77.9(c))

|
Horizontal Datum: NAD83 v ‘
i

Is structure on airport: ® No

@ Yes I

Results

You exceed the following Notice Criteria:

77.9(b) by 96 f. The nearest alrport is MEV, and the nearest
runway is 12G/30G.

The FAA requesis that you file






RECEIVED
Beam, Debbie MARG , 2005

From: Terry Burnes <tlburnes@charter.net> Bouglas County Manager
Sent: Wednesday, March 04, 2015 7:36 AM

To: Doug Johnson; McDermid, Nancy; Lynn, Greg; Penzel, William; Thaler, Steve

Cc County Manager; Moss, Mimi; Kurt Hildebrand

Subject: Solar farm (Item 7, March 5)

Commissioners,

The proposed solar project, ltem 7 on your Thursday agenda, is an excellent example of a good idea leading to a bad
outcome. | hope you will deny this and start over.

Last year these same applicants and owners petitioned you to allow this sort of facility broadly throughout much of
Douglas County. I'm sure Bentley and E.ON knew exactly what they were up to but there was no mention of specifically
where these facilities might go. The discussion was largely theoretical and of course no one directly affected today was
informed or involved.

Not only was there no information from the applicants about specific locations but the materials presented by staff also
lacked specificity. No maps showing the extent of the zoning districts under consideration or the presence of nearby
sensitive uses which might be adversely affected and the owners of which might object when theory became reality.

But the most important thing to note is that staff initially recommended against the allowance of this use in the RA-5
and RA-10 zoning districts for precisely the reasons that are the cause of the controversy before you now. Despite their
names those are essentially residential districts. Staff saw the conflict that large scale solar would create in those
districts, but was overruled, | believe by both the PC and you.

Now the chickens have come home to roost. What was among the areas E.ON and Bentley specifically had in their cross
hairs? RA-5. Was there any attempt back then to involve the neighbors that are before you now? No. Have the conflicts
that staff warned about surfaced? Yes, in spades. And we have yet another land use debacle in the making.

This is what happens when you allow applicants to divorce theory from reality. The benefits get exaggerated and the
costs and impacts largely ignored and their consideration deferred. Ask yourself if, knowing what you know today, you
might have given more careful consideration to staff's warnings about allowing this use in the RA districts.

An alternative approach last year would have been to demand that Bentley and E.ON put all their cards on the table and
to invite participation in the process of all those who might be affected, the people before you now (and likely many
others yet to surface when E.ONs future proposals come to light).

And, instead of wholesale amendment of many zoning districts to allow this use "in theory," you could have simply
created a "solar farm" zoning district and told applicants to apply to rezone specific properties to that district when they
were ready to proceed with a specific project and deal with the public participation that would generate.

My suggestion would be that you deny this application and initiate a project to reconsider what you did last year to see
if it still makes sense given what you've learned through the permit process.

Furthermore | would encourage you to repeal the broad brush regulations you adopted last year, that allow this use in

many as yet undetermined locations around the county, and instead create a solar farm district of some sort and then
require applicants who want that use on a specific site to apply to rezone the site to that new district. That would assure

1 &(/'l



that theory (the zoning of property to allow this use) and reality (the specific impacts of a specific development on
specific neighboring properties) get considered together.

| think that sort of approach is all the more important because of the way we've scattered residential use throughout the
County. It makes finding locations for uses that conflict with residential that much harder and argues for a more specific
approach to doing that, on a project by project basis.

As usual, thank you for considering my comments.
Sincerely,

Terry Burnes

1209 Sierra Vista Dr
Gardnerville, NV 89460
775-265-0254

tiburnes@charter.net



RECEIVED

Beam, Debbie MAR 0 4 2015
From: ) Terry Burnes <tlburnes@charter.net> WMM%T
Sent: Wednesday, March 04, 2015 2:58 PM

To: Doug Johnson; McDermid, Nancy; Lynn, Greg; Penzel, William; Thaler, Steve

Cc: County Manager; Moss, Mimi; Kurt Hildebrand

Subject: Follow up, Solar farm (Item 7, March 5)

Commissioners,
Two points in follow-up to what | wrote this morning. First, | misspelled Bently in a rush to go skiing. | apologize.

Second, you have an item on the March 10 PC agenda which is a good example of a solar farm done right | think. In the
A-19 zone, with no residential zoning and few houses nearby (I count one on Google Maps), and near other problematic
uses (sewage ponds, a substation and a major highway). And it appears to be going in before any residential use that
might be contemplated nearby, instead of coming along to sort of blight residential uses that went in long ago.

So you have good and bad examples of this use to learn from. May the good prevail and the bad go back to the drawing
boards.

Sincerely,

Terry Burnes

12009 Sierra Vista Dr
Gardnerville, NV 89460
775-265-0254

tilburnes@charter.net
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Douglas County Cost
Allocation Plan

Presented to the Board of County Commissioners
March 5, 2015




Agenda

* What is a Cost Allocation Plan and Why Have One?
* Cost Allocation Overview

* Douglas County’s Cost Allocation Plan

* Who Reimburses the County for Services Provided?
* What About the Towns?

* Options

* Summary




What is a Cost Allocation Plan?

* In addition to the direct cost of providing services,
governments also incur indirect costs such as shared
administrative expenses where a department or
agency incurs costs for support that it provides to other
departments/agencies

* A Cost Allocation Plan is the process by which indirect
costs are allocated to projects, grant activities,
departments, programs, services, and operating
entities that benefit from County General Fund
services.




Why Have a Cost Allocation Plan?

* Promotes recognition of the “full” cost of services - often the
only way to determine the total cost of operating programs

* Promotes fair and equitable sharing of indirect costs

* Allows an organization to ensure that it is recovering all
allowable costs incurred and to better manage resources

* Provides a clear method to develop budgets by providing
valuable management data regarding funding levels

* Assists in performance measurement and benchmarking,
setting of user fees/tax subsidy levels, activity-based
management




Cost Allocation Overview

 What is the “Total Cost” of a project,
grant, program, service, department, or
operating entity?

— “Total Cost” Equals:




Example

{ * County - Operated Water Utilities
i Costs to operate include:
| Operating Personnel
Services and Supplies
- Capital Outlay/Equipment/Facilities Maintenance




Example

- — What about these costs? |

e Paying employees (Payroll) |

!' » Paying vendor invoices (Accounts Payable)

| e Annual independent financial audit (Accounting)

| » Recruiting new employees (Human Resources)

» Administering employee benefits/insurance (Risk
Management)

* |nstallation and maintenance of computer equipment,
systems and network (Technology Services)




Allocating Indirect Costs

Number c

P U i
Other




Douglas County Cost Allocation Plan

* Prepared by Mahoney Associates Consulting, LLC, (Chuck
Mahoney, Principal, CPA) an independent and leading consulting
firm specializing in the field of cost studies

* Uses methodology in accordance with the Federal Office of
Management and Budget (OMB) Circular A-87 — required for
federal grant reimbursements

* Plan is updated annually with actual audited costs of the prior
fiscal year after the independent financial audit is completed

 Allows the County to quantify costs and receive reimbursement
for General Fund services provided to projects, grants,
departments, programs, and operating entities.




Who Reimburses the County for Services Based
on the Cost Allocation Plan?

|  FY2014-15
i _Entity _Cost

Airport S 56,290
Senior Center 123,124
Social Services 110,028
Road Operating 41,579
Room Tax (Parks, Recreation, Library) 462,436
EFFPD 347,682
Redevelopment Agency 20,637
911 Dispatch 102,879
China Springs Youth Camp 108,832
Motor Pool 72,877
NV Coop 25,016
County Water Utilities 83,700
County Sewer Utility 27,426
All Other 43,767
Total Recovered Cost 1,626,273
Total Cost Allocation 2,003,198

Cost per Douglas Gounty OMB A-87 Cost Allocation Plan, February 7, __2014-




What About the Towns?

* The Douglas County General Fund currently pays for the
administrative services provided to:

* Town of Gardnerville
* Town of Genoa
* Town of Minden

* For the last three fiscal years, the Board of County
Commissioners has given the Budget Directive to recover these
costs from the towns.




What Services Do the Towns Receive?

Clerk/Treasurer’s Office

Finance

Human Resources

Technology Services

oners,
Planning Commission, Board of Equalization, and Debt
Management Commission, economic development support

Accounts receivable, banking services, cash management,
investment management services

Accounting, financial reporting, annual financial audit, operating
and capital budgets, payroll, accounts payable, debt
management, grant administration, capital asset accounting,
segregation of duties and internal controls

Employee recruitment and selection, benefits administration,
risk management, labor/management relations

Network infrastructure and security, e-mail, software
applications, telecommunications and internet services, GiS
services, workstation support (helpdesk), technology projects
support




What Have We Been Doing?

* County and Towns have been meeting over this period to
discuss the Cost Allocation Plan and to draft new inter-local
agreements to address:

* Reimbursement for County costs of administrative services provided as
calculated in the Cost Allocation Plan

* Develop a multi-year phased in approach to allow Towns to absorb these
costs in their budgets over time

Town of Genoa has joined the conversation, but currently
lacks the ability to pay its full cost allocation.

- Towns of Gardnerville and Minden have proposed to budget
reimbursements to the County for services provided to their
Enterprise Funds only, but not for services provided to their
Administrative Funds.




Where Are We?

* Towns have questions about reimbursing County for
services provided to their Administrative Funds:

What services is the County legally required to provide?

Can the County legally require unincorporated towns to pay their
share of services received?

Are the unincorporated towns legally prohibited from providing
their own administrative services?

Would Town residents be double taxed by paying the County for
cost allocation?

What about the tax rates given up by Gardnerville and Minden,
isn’t that adequate to pay for the cost of services the County
provides?




Legal Questions

What services is the County legally required to provide?

= Answer: The County Treasurer is obligated to collect and distribute property
tax revenues to the political subdivisions (i.e. Towns, GIDs, School District
and the State).

» Statute (NRS 361.745-755) specifically provides that the Treasurer Based
upon the mandatory language in the statute, the county should not charge
for the actual collecting or distributing property taxes.

* However, the County can, through its cost allocation, charge for other
services tied to property taxes — such as banking, accounting, auditing and
financial reporting.




Legal Questions

1. Does NRS 269.040 prohibit Douglas County from requiring the

unincorporated towns to pay for their share of services received
(i.e. cost allocation)?

Answer: No. NRS 269.040 does not restrict the County from seeking cost
allocations from the unincorporated towns. The statute restricts Douglas
County Officers from charging fees to increase their own personal
compensation for providing services to the unincorporated towns.

2. Are the unincorporated towns prohibited from providing their own
administrative services?

Answer: No. Unincorporated towns are allowed to hire their own town
officers and employees to provide their own administrative services.




Would Town Residents be Double-Taxed?

* Town residents would not be double-taxed:

* All residents County-wide pay the County’s General Fund tax, which
pays for the costs of the County’s General Fund services that all
residents County-wide receive. General Fund services include:

Sheriff

Judicial System

District Attorney

Clerk/Treasurer All County residents, whether

Recorder they live in a town or not, are

Assessor ‘also paying for the Towns’

Community Development  indirect costs, in addition to

Public Works s semices boculne e
Towns do not currently pay

General Government their cost allocation.

Health and Sanitation




What Services Are the Towns Required
to Provide to Their Residents?

* County Ordinance No. 351 (1980) states the Towns shall provide:

* Volunteer fire and police protection systems in conjunction with the County,
state and or volunteer police and fire systems

* Drainage

* Solid Waste Disposal

* Parks

* Recreation

* Street/Alleys/Sidewalks
* Street Lights

* Water Distribution

* Acquisition, Disposal, Annexation or De-annexation, Maintenance and
Improvement of Town Property




Funding for Provision of Towns’ Services

* County Ordinance 351 (1980) authorized the Towns’ Advisory Boards to
have those powers set forth in statute (NRS) for unincorporated towns
in order to properly administer these services. Powers include, but are
not limited to, the setting of fees to offset the cost of services.

* Residents of the Towns pay fees for utility services and also pay a
dedicated operating tax rate, outside of the County’s General Fund tax
rate to pay for the following services provided within their town:

* Maintenance of Local Roads
* Parks

* Street Lighting

* Storm Drainage

* Towns are currently paying only for their direct costs from tax rate
revenues, while the County’s General Fund pays for the indirect costs of
services the Towns receive from the County.




What About Tax Rates Given Up?

* In FY 2011-12 the Towns of Gardnerville and Minden along
with other entities reduced their tax rates allowing the County
to increase its rate:

Gardnerville 0.6699

Minden 0.7126 0.6677 $45,739
WNRYC 0.0500 .03000 $234,670
Indian Hills GID 0.8041 0.7901 $28,967

East Fork Fire 0.3329 0.3282 $61,610




Property Tax Rate Comparison

Town of Gardnerville Town Town Indian  Topaz Ranch
Gardnerville  Ranchos GID Minden of Genoa Hills GID  Estates GID
Taxing Entity Tax Rate Tax Rate Tax Rate Tax Rate Tax Rate Tax Rate
State of Nevada 0.1700 0.1700 0.1700 0.1700 0.1700 0.1700
Douglas C School District 8500 0.8500 0.8500 0.8500 0.8500

14680 11680 14 11680 14

Gardnerville Town

|Genoa Town 0.5555

Minden Town 0.6677

Carson Water Subconservancy Dist. 0.0300 0.0300 0.0300 0.0300 0.0300

Douglas County Mosquito Abatement Dist. 0.0345 0.0345 0.0345 0.0345 0.0345

East Fork Paramedic District 0.1592 0.1592 0.1592 0.1592 0.1592 0.1592
East Fork Fire Protection District 0.3282 0.3282 0.3282 0.3282 0.3282 0.3282
East Fork Swimming Pool District 0.1300 0.1300 0.1300 0.1300 0.1300 0.1300
Gardnerville Ranchos GID 0.3686

Indian Hills GID 0.7901
Minden-Gardnerville Sanitation District 0.1224 0.1224

Tahoe Douglas Fire District

Topaz Ranch Estates GID 0.8546

Total Tax Rate 3.6600 3.2385 3.6600 3.4254 3.6600 3.6600

GID’s do not recéive_ services paid from the County’s General Fund, but hire their
own employees or contractors to provide services and pay for both their direct and
indirect costs from their tax rate revenues. '




Can Tax Rates Given Up Be
Exchanged for Services?

» Statute (NRS 361.457)does not allow the governing body of a
county to agree to transfer money to a smaller local
government within its boundaries to enable the smaller
government to lower its tax rate.

- Although the term “money” does not specifically include
services, the services provided do have a real cost to the
County.

« Exchange of services in consideration for tax rate given up may
be a violation of this NRS.




- Whatis the County’s Cost of Services
Provided to the Towns?

 Enterprise |
- Fund Cost |

BT Town ]

Fund Cost

FY14-15 Total Cost

Genoa 33,533 33,533
Minden 63139 30,865 94,004

Total $158,018 $49,338 $207,356




What Are The Options?

1. Towns agree to pay full cost allocation, phased in over a
three to five-year period

Recommended option

2. Towns pay only the portion of their cost allocation
attributable to their Enterprise Funds

Raises the issue of fairness with all of the other entities that currently pay
the full cost of services

3. Towns discontinue receiving County services and
hire/contract for these services separately

The Towns are component units of the County and included in the
County’s financial statements. The County would still incur costs for
annual audit and financial statements, but not for other services.

It is likely that the cost of services to the towns will be higher under this
option, since they now receive the benefit of economies of scale by
sharing services provided by the County with other entities.




Option 1 - Phased In Cost
Allocation

Five-Year Phase In Example:

~ Town  Yearl  Year2  Year3 Year 4 Year5
Gardnerville 15,964 31,928 47,891 63,855 79,819
Genoa 6,707 13,413 20,120 26,826 33,533
Minden 18,801 37,602 56,402 75,203 94,004

Total $ 41,471 $ 82942 $ 124414 $ 165885 $ 207,356

Cost per Douglas County OMB A-87 Cost Allocation P.l"an,.;Feb__rﬁua_my 7, 2014 -
amounts are updated annually based on actual costs incurred




Option 2: Towns Pay for Services
to Enterprise Funds Only

~ Town  Total Cost Ehte-npri._s,e Fund Cost Unpaid Cost

Gardnerville S 79,819 S 18473 S 61,346
Genoa 33,533 - 33,533

Minden | 94,004 30,865 63,139
Total $ 207,356 $ 49,338 $ 158018

3 O.-ﬁifﬁié'n 2 - Pay for E.m_ti'en‘pfr_is,e":E-'u,ndl services o*nllY - would reimburse -_t-h'e--Co.uinity.-
for approximately 24% annually of the cost to provide services to the Towns.




Option 3: Towns Hire/Contract for
Services Separately

Estimated Annual Direct Costs to a Town!:

; * Human Resources Serwces S 100 OOO
|+ Accounting/Financial Services? 100,000
! * Independent Auditor 35,000
.« Technology Services 100,000

l Total Estimated Cost $335,000

1Estimated Cost — Actual costs will depend on actual personnel requnrements and|
cost of eontracts, equipment, etc. :

2Does not include County’s continued 'co.st for ann'.ua'l County audit and financial
statement preparation due to financial accountability of component units




Summary

* The County’s Cost Allocation Plan calculates the indirect cost of General Fund
services provided to departments, grants, programs and operating entities.

* The total cost of these General Fund services is approximately $2 million
annually, most of which is currently being recovered.

* The Towns are not currently paying for approximately $200,000 in services
received from the County’s General Fund, but have been meeting with County
staff to resolve outstanding questions and issues regarding cost allocation.

* The County has the legal right to charge the Towns for services received, but
may not be able to exchange services for Town tax rates given up in prior years.

* There are several options for the Board’s consideration. Staff recommends
Option 1 - the phased in payment of cost allocation by the Towns, and is
seeking the Board'’s direction.




Questions?
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